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Although  the  general  concept  of  an  urban  indristrial  park  appears 
sound,  In  practicality  it  dc>es  not  pi'cve  feasible.  Despite  the  numerous 
benefits  and  advantages  in  i.iaking  priaie  industrial  space  airailable  in  a 
down  town,  location  g  tlie  one  insminoimtabie  barrier  is  the  econosaic  feasibility « 

A  separate  section  of  this  rs]x>rt  analyses  the  project  cost  factors 
and  the  income  and  expense  factors  j,  with  full  explanation  of  how  tliey  are 
developedo  This  section  somnarizes  the  combined  conclusioiis  of  all  tliie 
analyses  and  interviews, 

LOCATION 

There  is  general,  agreeinent  tliat  a  downtown  location  is  desirable  <,  The 
proximity  to  tlie  labor  market p  the  accessibility  to  roass  transportation  and  to 

major  traffic  arteries,  tlie  central  location  for  ease  of  distribution  to  all 
points  in  tlie  metropolitan  areas  conibine  to  create  high  demand  for  such  a 
locations  The  desirability  of  these  factors  in  combination j  however g  is  not 
sufficiently  unique  to  justify  considerably  higher  costs  and  correspondingly 
higher  rents c 

Accessibility  to  mass  transportation  is  provided  today  in  jnany  locations 
in  the  Boston  area,  Boston  is  fortunate  in  having  one  of  the  best  rapid  transit 
facilities  in  the  country,,  so  tiiat  there  are  numerous  suburban  or  semi = suburban 
areas  served  by  rapid  transit  andp  therefore ^  can  offer  the  same  proximity  to 
the  labor  market «  Already  undenray  is  a  vast  expansion  of  the   rapid  transit 
facilities  J  carrying  high  speed  mass  trans-portation  to  at  least  three  additional 
locations  along  Route  128o  TJiis  was  made  possible  by  the  reorganization  of 
the  MTA  into  the  Massachusetts  Bay  Transportation  Authority^  Vfttli  these 
additional  facilities  and  with  the  broader  based  financial  support  of  78 
COTinunitieSj  tliere  cannot  fail  to  be  raade  available  additional  competitive 
industrial  sites « 
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Boston  is  also  isiique  in  having  constructed  its  cirasfiferential 
highx\fay  first.  All  other  major  U,  Se  cities  constructed  the  arterial  high- 
ways firsto  But  Boston J  by  starting  with  Route  128 ^  created  industrial 
and  distribution  locations  tliat  were  equally  accessible  by  Mghi^ay  to  all 
sections  of  the  Greater  Boston  areas  As  the  higJuvay  program  sees  xnore  of  the 
arterial  highways  reaching  completion j,  many  additional  sites  in  the  greater 
metropolitan  area  can  provide  the  accessibility  to  major  highiv'ays  that  is 
so  desirable  to  industrial  and  distribution  facilities c 

CDMPETITION 

A  downtown  location  becomes  higJily  desirable  if  tlie  locational  fac= 
tors  referred  to  above  are  not  generally  available  and  therefore  limits  the 
osipetition,  Por  instance  ^  in  Los  Angeles  wliere  locational  factors  are 
extremely  critical  and  there  is  no  rapid  transit »  and  where  highways  are 
overcrowded  and  inefficient ,  the  competing  locations  are  extrejnely  widespread 
and  dissipated  throughout  the  metropolitan  area^  Hiis  has  inflated  the  price 
of  good  suburban  locations  unreasonably  and  depressed  the  price  of  industrial 
locations  close  to  the  urban  coree  Bsspite  the  depression  of  price  on  these 
sites  and  the  general  availability  and  the  lack  of  cosnpetition,  the  cost  of 
developing  high-rise  industrial  units  is  still  prohibitive;  all  of  this  in  a 
nrudi  more  favorable  competitive  atmosphercc  For  further  on  this  subject ^ 
please  refer  to  interview  summary  with  Mr,  Daniel  IVheeler  of  Cabot ^  Cabot  § 
Forbes  CjOc 

In  Bostong  the  competitive  factors  are  double  edgedo  Suburban  loca= 
tions  offer  as  good  locational  benefits  and  are  competitive  or  lower  in  price. 
Existing  urban  locations  are  available  at  greatly  reduced  costp  albeit  they 
do  not  offer  the  quality  of  space  or  the  efficiency  of  operation o  They  do, 
however p  offer  the  locational  benefits  of  accessibility  to  labor  markets ^ 
arterial  highvrays  and  rapid  transportation » 
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The  higher  costs  of  new  high-rise  industrial  facilities  cannot  compete  ivith 
tlie  larger  si;?)ply  of  low  cost  facilities  available  in  Boston,  (Refer  to  tixe 
separate  list  of  comparable  facilities  available), 

BUILDING  COST 

Tlie  prototype  design  developed  by  W.,  Chester  Browne  and  Associates  ^ 
Inc.  appears  to  be  the  best  and  mst  efficient  of  its  type»  The  building  cost 
conpares  favorably  with  the  findings  of  others  wlio  hai'e  done  surx^eys  of  tins 
type.  The  questions  of  material  handling »  vertical  transportation ,  employee 
densities p  floor  loadings »  and  parking  ratios  are  all  difficult  to  solve  in 
mtdti= tenanted  speculative  buildings,  and  therefore  cannot  be  solved  to 
universal  satisfaction.  General  speaking,  $13  per  square  foot  for  building 
cost  ot  this  type  is  as  low  as  could  be  expected  and  variations  in  tine  above- 
mentioned  factors  would  only  serve  to  increase  the  price.  This  level  of 
construction  cost  would  generate  a  project  cost  of  $15  =  $15  per  square  foot 
exclusive  of  lande  Inanediatelyj  therefore,  the  rent  schedules  are  non° 
competitive  and  the  building  is  priced  out  of  the  market.  This  is  without 
assigning  any  value  to  the  land»  To  tlie  extent  that  the  land  value  is  recog" 
nized,  tlie  pricing  is,  of  course,  even  that  raucli  less  conpetitive, 

LAND  VALUES 

In  tl^e  Boston  metiropoiitan  area  in  a  location  of  any  competitive 
significance,  it  is  safe  to  say  tljat  there  are  few  locations  where  land  is 
valued  at  less  than  $4<,  per  square  foot  and  this  is  being  conservative* 
TherefoTBe  the  type  of  development  and  tlie  value  of  the  inprovements  should 
generate  at  least  $4,  per  square  foot  of  residual  land  value  if  this  is  to  be  a 
feasible  programo  However,  in  the  interests  of  stimulating  other  economic 
factors,  conceivable  a  price  of  say  $2o  per  square  foot  might  be  reconciled 
in  order  to  encourage  a  redevelopment  program o 
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Recognizing  anytlxing  less  than  tliis  would  be  pure  charity,-,  altkougli  well 
justified  in  order  to  provide  the  economic  catalyst  to  stem  blight,  stimulate 
new  development  and  generate  higlier  tax  revenue o  A  $2=  per  square  foot  land 
value  would  require  a  rent  at  the  level  o£  approximately  $3o05  per  square  foot 
and  this  is  conpetitively  above  the  market, 

AREA  SOIEDULING 

It  can  be  clearly  doctsnented  that  it  %«)uld  be  extreiaeiy  difficult 
to  find  suitable  tenants  for  tliis  proposed  space  in  any  adequate  numbers  to 
fully  or  even  partially  lease  these  facilities,  Hiere  are  only  a  few  industries 
that  might  be  particularly  attracted  to  tliis  locationc  Warehousing  or  light 
manufacturing  are  the  obvious  uses  for  the  proposed  space ^  largely  because  of 
the  experience  already  demonstrated  by  competing  locations »  In  each  case  the 
high  rent  structure,  the  difficulty  of  handling  goods,  and  the  general  logistical 
inaccessibility  for  both  raw  materials  and/or  finished  products  would  vieigh 
heavily  in  favor  of  conpeting  locations.  Please  refer  to  separate  report 
on  inverview  with  Metropolitan  Area  Planning  Commission  and  the  possible  interest 
of  the  printing  trades « 

SUNMARY 

In  general,  tlie  conclusions  drawn  from  these  studies  are  that  Indus = 
trial  development  of  this  area  is  not  the  highest  and  best  use  and  would  be 
quite  difficult  to  justify  in  terms  of  cost  and  rentability,. 


0PTiivfu?4  prCaJect  cost  m,ai.ysis 

FOR  A  SINGLE  BUILDING 


Construction  Cost  =  144 „ 000  square  feet  per  building 

8  $13,  per  square  foot 

Site  Preparation  §  $.10  per  square  foot 

Architectural  §  Engineering  Fees  =  6%  of  Construction  (bs 

Interest  During  Construction  °  $2.0009000o  %  61 

~~ 2 

Insurance  During  Construction 

Real  Estate  Taxes  Ehiring  Construction 

Sales  §  ProiTDtion 

Legal  Ftees 

Developsnent  Managerosnt 

Financing  Comnitroent 

ContijigKicy 


Project  Cost  Not  Inclining  Land  = 


$1,872, 000 p 

65,000. 

Taction  (bst 

112,000. 

60,000« 

8,000o 

110,000. 

5,000. 

35,000, 

20,000. 

50,000, 

Total  Cost 

$2,537,000. 

Say 

$2,340,000. 

20  per  square 

foot. 

NOTES  TO  PROJECT  COST  ANALYSIS 

OONSTRUCTK^  COST 

Tiie  best  estimate  to  date  is  $13^  per  square  foot,  lioi^feverg  tliis 
was  done  on  tlie  basis  of  unit  costs  only  and  with  no  allowance  for  inflationary 
factors  during  the  time  lapse  beti^een  development  of  tiie  plans  and  actual 
construction,  llSe  per  sq^jare  foot  is  a  mnimum*  A  more  accurate  range  might 
be  $13o  =  $15«  per  square  foot, 

SITH  PREPARATION 

This  item  \ifould  include  landscaping,  paving ^  storm  drains,  curbs, 
gutters,  exterior  lighting 9  utility  line  tie-ins,  etCo  $=10  a  square  foot  is 
reasonable o  Qo  the  basis  that  this  might  be  highg  v;e  have  prepared  an 
alternative  schedule  using  a  total  cost  of  $25,000,  for  this  item, 

A  S  E  FEES 

Ihis  item  needs  no  coms&nt  but  is  standard. 

INTEREST  DUIUNG  COt^TRUCTION 

This  assumes  a  ccnstruction  loan  of  $2, 000, 000 »  at  an  interest  rate 
of  51  and  a  reasonable  construction  period  of  one  year  before  takeout  by  the 
pennanent  financing, 

INSURANCE  DURING  CONSTRUCTION 
No  consnento 

REAL  ESTATE  TAXES  DURING  CONSTRUCTION 

It  is  assigned  that  negotiation  ©ould  take  place  with  the  city  whereby 
real  estate  tssxes  would  be  assessed  only  after  cranpletion^ 
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SALES  AND  PRONDTION 

Tnis  is  based  on  standard  conmission  rates  for  tlie  Boston  Heal 
Estate  Boards  assuming  tliat  brokerage  commissions  will  have  to  be  paid  for 
the  leases  negotiatedc 

LEGAL  FEES 

Tliis  item  is  designed  to  cover  the  cost  of  preparing  leases  and 
other  legal  documents  necessary  to  both  initiate  and  conplete  the  project. 

nNANCING  CONMTNENT 

A  nortgagee  might  reasonably  charge  a  ccmimitment  fee  of  1%  of  the 
mortgagee 

CONTINGENCY 

In  any  project  there  are  expenses  that  cannot  be  anticipated  in  the 
beginning  o  This  is  noney  tliat  will  be  spent  but  at  the  start  it  is  not  known 
wliercc  A  normal  contingency  factor  is  S%<,  Here  we  are  using  only  21, 
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MNIMlJg-i  PROJECT  COST  ANALYSIS 
FOR  A  SINGLE  BUILDING 

Construction  Cost  °  144^000  square  feet 

g  $13c  per  square  foot  $lp872,000» 

Site  Preparation  25j,000<, 

Architectural  §  Engineering  Fees  90,000, 

Interest  During  Construction  °  $2<,000g000c  x  61  60^000. 

Real  Estate  Taxes  ===o»o 

Sales  §  ProiTOtion  ZSjOOOc 

Legal  Ffees  S^OOOo 

Development  ^bnageTnent  ISjOOOc 

Financing  Coranitment  =»=--= 

Contingency  ^OtOOOo 

Total  Cost  $2el30,000„ 

Project  Cost  Not  Including  Land  »  $i4o80  per  square  foot 


OPTI.MDM  EXPBJSE  MALYSIS 

Vbrtgage  -  $2<,3409000  at  5«3/4l  for  20  years  » 

8«5  constant  $190^000. 

Pperatii^  Cost  -  heatp  power  g  repairs  and  maintenance 

at  $lo  per  square  foot 
Nianagement  and  Brokerage 
JTaxes  §  23%  of  gross  revenue 

Total  Ejqjenses  Not  Inlcuding  Land 
Land  Vali»  -  $128eO00,  x  6%  ($2o  per  square  foot) 
Proposed  I^nt  =  $3,05  per  square  foot 


144,000. 

20^000, 

7S,000o 

$429,000. 

7,700. 

'$'436,700. 

NOTF.S  TO  EXPENSE  ANiU.YSIS 

|f>JORTGA(^ 

It  is  assumed  that  the  developer  vwDnild  be  able  to  obtain  a  mortgage 
equivalent  to  100%  o£  his  project  cost  witii  the  land  providing  the  equity „ 
This  might  be  the  equivalent  of  90%  com'entional  financing, 

OPERATING  COST 

Experience  indicates  tliat  a  typical  operating  cost  for  this  type  of 
building  including  heat^  poi\'erp  repairs  and  maintenance  is  $1„  per  square  foot, 
To  show  the  ranges  hovjeverj  on  the  mininium  expense  analysis  we  have  adjusted 
tliis  figure  to  $o50  a  foot, 

MANAGEMENT  im  BROKERAGE 

On  any  imilti°tenanted  building  there  will  be  a  continuing  management 
responsibility  and  also  a  continued  brokerage  responsibility  as  vacancies 
occur*  This  itera  is  based  on  the  standard  real  estate  board  rates o 

TAXES 

It  is  assurasd  that  the  foraula  dsveloi^d  by  ^e  city  for  new  building' 
would  apply  to  tliis  project  and  therefore  231  of  gross  revenue  is  used, 

VACANCif  FACTOR 

On  a  multi-tenanted  buildings  a  vacancy  factor  should  be  consideredo 
ikwBver,  becaase  of  tlie  nature  of  this  type  of  facility »  it  is  possible  there 
would  be  no  vacancies ^  and  therefore  in  the  raaxiinum  expense  analysis  we  have 
eliminated  this  itetSp     It  should  be  pointed  outj  however,  tliat  if  the  prograsn 
is  not  feasible 9  a  snuch  higlier  vacancy  rate  may  be  espectedo 
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LAND  VALUES 

For  the  purposes  of  this  snalysiSs  we  h&ve  assisted  land  values 
in  a  range  o£  $2.  -  $4,  per  square  foot^  arbitrarily  using  for  purposes 
of  ground  rent  a  61  return  on  the  land  value  as  being  sufficient.  It  should 
be  pointed  out  that  the  projected  rentals  do  not  include  anything  beyond 
aaortization  of  the  debt  and  61  return  on  the  land  as  inducanent  to  the 
entrepreneuTe  It  is  hi^y  questionable  that  any  developer  would  find  this 
sufficient  induceient  to  undertake  this  project. 
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?^MIMU?-I  £:<PEi^SE  ANALYSIS 

Nbrtgage  -  $2oi30,000c  §  5=3/41  for  20  years,  8.5  constaat  $181,000, 
derating  Cost  -heatg  povjer,,  maintenance  and  repairs 

@  $1,  per  square  root  144 j, 000c 

Taxes  §  23%  gross  inosne  75j000o 

Management  5  Brokerage  <=  6'i  20j,000e 

Vacancy  Factor  -  51  18^000, 

Total  Expense  ?tet  Inlcuding  Land  $438^0000 

Land  Value  8  $2408000=  x  6%   ($4.  per  square  foot)  14,400o 

Total  Including  Land  $452^400.. 

Proposed  Rent  =  $3»13  per  square  foot 
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^gNI^M^l  EXPENSE  AMALYSIS 

Nbrtgage  -  $2pl30g000c  §  5-i/2l  for  20  years,  8,26  constant  $175sOOO. 

Operating  Costs  -  heatj  povrer^  maintenance  §  $oS0  75, 000 « 

Management  §  Brokerage  20  (,000c 

Taxes  §23%  Gross  75,000, 

Total  Expense  ^SDt  Including  Land  $345s000o 

Land  Valiie  fi  $240eOOO*  x  6%  ($4c  per  square  foot)  1^0^00° 

Total  Including  Land  $359,400* 

Say  5360,000c 

Proposed  Rent  -  $2^50  per  square  foot 
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METROPOLITM  ARE/\  PLMqiNG  C0M4ISSipN 

Mr.  John  Qjlpj  Director  of  the  Metropolitan  Area  Planning 
Commission  i\fas  most  helpful  in  a  one  hour  interview »  It  v?as  hig  suggestion 
that  perhaps  an  industry  sudi  as  the  printing  trades  would  be  most  attracted 
by  this  type  of  development* 

The  print ii^  trades  by  and  large  require  an  uiban  location,.  Proximity 
to  the  maricet  is  essential  to  maintain  a  con^jctitive  position  and  to  give 
good  servicec  Financial,  legale  advertising  arti^rark,  reproductions  and  otlier 
ancillary  trades  are  located  doi^town  and  are  vital  to  the  printing  industryc 

L       The  industry  is  swt  presently  housed  as  a  trade  in  an  identifiable 
location  o  Old  space  is  not  particularly  suited  to  tlie  carrying  out  of  this 
business.  Efficiency  of  operation  is  most  important o  A  number  of  efficiencies 
could  be  gained  if  as  a  trade  they  were  to  locate  in  one  location.  As  a  trade ^ 
also,  he  felt  that  they  could  perhaps  pay  a  hi^er  than  normal  rent  to  gain 
these  benefits,  and  he  was  not  perturbed  by  the  prospect  of  a  $2,50  per  square 
foot  reato  ?arther  investigation  mth  the  printing  trade  did  indicateg  however, 
that  this  would  appear  to  be  somewhat  higher  than  printers  feel  they  can  now 
afford. 

Mr,  Gulp  seemed  to  feel  that  his  Area  Planning  Comsaission  could  be 
most  helpful  in  aiding  and  abetting  an  urban  industrial  park  and  was  anxious 
to  see  it  started.  He  felt  that  econmies  could  be  effected  by  Federal  and 
State  subsidies  and  that  a  start  must  be  made  if  Boston  is  going  to  make  any 
progress  in  clearing  out  its  urban  industrial  blight  and  replacing  the  low- 
cost  fully  depreciated  lofts,  warehouses  and  semi°industrial  facilities »  This 
report  deals  with  tlie  project  only  on  a  basis  of  competitive  economic  feasibility 
and  not  a  subsidized  basis* 

<?  14  = 


Tae  printing  trades  t«3uld  be  a  prima  candidate  for  the  Soutii 
End  Industrial  Park  and  should  be  explored  fully » 
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DEPARTMENT  OF  PUBLIC  ViORKS 

An  interviei/  witJi  ^fro  William  Gittens  of  the  Department  of  Public 
Works  indicated  that  tlie  DP*/  would  be  very  mxh  in  si^port  of  such  a 
dj3velopiKnt  and  would  give  its  full  c»-operation  to  any  developer  yiho  ^lrould 
undertake  this  program. 

Ihe  street  pattern  in  the  area  is  svch  that  there  would  be  no  major 
traffic  difficulitese  There  is  easy  access  to  botli  Washington  Street  and 
Coluodnis  Avenue  for  inter-j^ighborhood  coiiammicationo  The  proposed  Inner 
Belt  vdll  corae  sufficiently  close  to  provide  inter-city  cononutiicationo  Hie 
loner  Belt  connection  to  the  Central  Artery  and  tiience  to  Route  128  will 
provide  imusual  inter°  regional  OMwrainicationo 

Access  to  ^^BTA  routes  vnauld  undoubtedly  mssn  that  most  ©nployees 
would  cojas  to  work  via  public  transportation  and  therefore  auto  parking 
requirements  would  be  minimized o  Actually,  the  parking  ratio  suggested  by 
the  designer  is  approximately  1  to  1,  which  would  appear  to  be  ampleo  Ihe 
Dspartasent  of  Public  Wotks's  only  concern  would  be  that  of f»  street  parking 
requirements  be  satisfied^ 

Off=street  loading  is  provided  and  trucks  making  deliveries  and 
pick-ups  will  find  that  tlis  site  provides  easy  access  and  egress. 

Generally  and  specifically,  the  Department  of  Public  Works  would 
encourage  an  urban  industrial  developsient  at  this  site. 
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CX)NDOMINimS 

In  mi  interview  with  Mr,  Graeme  Elliott  ^  partner  o£  Pyan^  Elliott 
§  Co,,  Inc«o  i-ndustrial  real  estate  brokers 9  several  significant  suggestions 
were  made  that  might  improve  the  feasibilityo 

First,  he  suggested  the  possibility  of  an  industrial  condominiumo 
In  this  instance,  a  user  irdght  purchase  title  to  the  space  he  would  use 
vdthin  the  building e  The  use  of  his  own  capital  and  the  return  on  tiiat  capital 
might  make  a  higher  rent  inore  acceptable,  or  conversely  the  acceptance  of  a 
lower  return  on  his  capital  investment  might  allow  a  lower  rent.  The  latter 
situation  could  be  reconcUed  on  tlie  basis  that  an  owner-user  might  not  see 
the  same  risk  as  a  real  estate  de-t/eloper  and  therefore  would  accept  a  lower 
return  on  his  investjnent.  He  also  would  be  able  to  mortgage  his  investment 
and  take  depreciation  and  even  sell  eventually.  His  investment  would  represent 
a  hedge  against  inflation  and  remain  constant  with  the  economy.  Of  course, 
the  disadvantages  of  ownerahip  also  go  with  the  condominiian. 

Second,  Graane  Elliott  suggested  the  possibility  of  building  in  larger 
units,  say  at  lease  50,000  square  feet  per  floor,  in  a  4  story  building,  or 
200,000  square  feet  per  building.  With  this  size  building  substantial 
economies  might  be  realized  and  construction  costs  might  be  lowered  to  $10 0  a 
square  footc  Of  course,  :his  is  asstsned  without  regard  to  design  concept  or 
related  prebleras.  However,  this  assumption  serves  to  preve  what  mfLght  be 
necessary  to  bring  this  program  into  the  area  of  sound  feasibility  o 

Assianing,  therefore,  a  condominium  type  of  ownership  of  50,000  square 
feet  floors  vath  $10o  per  square  foot  building,  an  analysis  of  expenses  might 

be  as  follows :° 

-   17  " 
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Building  Cost  per  floor  $500,000 

1st  noTtgage  ^  6%  -   20  years         400  ^OOO,, 

.  Taxes  8  $«,40  per  square  foot  $20^000. 
Heat  9  nmntenance  §  insurance 

$o50  per  square  foot  25i,000» 

Mortgage  interest  »  61  24 ^ ODD. 

Mortgage  amortization  -  3%  12p000o* 

Return  on  equity  =  6%  x  SlOOsOOGo  6p000.* 

*$18j000o  repi-esents  return  on  equity  investment  and  annual 
return  of  capital 

$69, 000 o  therefore  is  the  cash  rental  equivalent 

$87,C00o  =>  $lo74  per  square  foot  gross  rental 
$69p000o  =  $ie38  per  square  foot  cash  rental 

Rirther,  all  items  except  njortgage  amortization  and  return  on 
equity  would  be  tax  deductible  and  if  the  corporation  was  in  the  S0%  bracket) 
this  would  help  realize  additional  favorable  reductions o 

It  is  only  this  type  of  careful  analysis  ai?d  creative  thinking 
that  mi^t  perhaps  bring  this  pTOgra3B  close  to  practicality^ 


18 


SU^^IARV  OF  INTERVIBV  Willi  DANIEL  G.  MIEELER, 
Itecember  Sg  IS55 

It  is  interesting  to  note  that  Cabot j  Cabot  §  Forbes  Go,,  ^^rho  have 
long  been  the  exponents  of  the  subtabaa  industrial  park  and  have  staccessfiilly 
developed  twenty-six  sudi  parks  throughout  the  country  ,>  recently  conducted 
their  own  analysis  of  the  possibility  of  urban  industrial  parks*  With  the 
scarcity  of  land  forcing  developers  furtlier  and  further  from  central  city 
vdtli  all  the  ensuing  difficulties  of  transportation  and  distances »  it  seemed 
only  logical  to  consider  the  possibility  of  locations  in  the  urban  coreo 
Particularly  should  this  be  true  in  the  sprawling  n^galopoli  like  New  York 
City,  Los  Angeles  and  Giic^o,  In  Los  Angeles ^  for  instance,  the  cost  of 
urban  land  in  the  core  city  is  relatively  inejqsensiveo  It  has  been  by-passed 
in  favor  of  si&urban  locations «  Core  city  land^  however,  is  never  available 
in  great  quantities  and  therefore  a  ©ore  intense  use  of  the  land  is  necessary, 
and  this  can  only  be  done  by  going  to  high-rise  construction.  Cabot,  Cabot 
^  Forbes  fomd  out  that  the  best  that  can  be  done  in  construction  cost  of 
high-rise  units  is  in  the  range  of  $13o  -  $15«  per  square  footj,  and  this 
drives  ttm  rent  figure  up  too  higii.  But  siiore  iiiportsait  is  the  difficulty  of 
solving  the  vertical  transportation  of  goods  in  sucli  units «  ?here  is  no  way  to 
efficiently  bring  raw  materials  in  and  finished  goods  out  vriien  vertical 
trsnsportation  is  necessary.  Costs  skyrocket  and  inefficiency  becomes  the  key 
wrd,  CC§F  explored  eicterior  ramps,  large  elevators  or  lifts  that  raise  whole 
tnidcs  or  even  freight  cars,  and  also  oversized  interior  elevators p  but  in 
each  case  cost  increases  vrere  prohibitive.  In  liiheeler's  own  vrards^  he  said 
that  "Jbch  as  we  recognize  the  need  of  bringing  good  warehousing  or  light 
manufacturing  to  central  city^  the  inherent  problems  and  costs  are  too  great 
and  we  liave  at  least  for  the  inoment  abandoned  the  idea^" 
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NBi?  ENGLATID  NERCHANTS  MTlCmL  BANK 

January  21^  1966 


Nfro  David  lU  Bradley^  President 
L»  Davenport  Boyd^  Inco 
426  Boston  Post  Road 
Weston  5  Massacliusetts 

Dear  MTo  Bradley: 

We  sincerely  appreciate  your  having  taken  the  tine  to  discuss  with 
us  the  proposed  South  &id  Industrial  Park„  andg  in  partiaalar^  to  re\'iew 
the  ecoKwiics  of  the  projeci  and  its  opportunity  for  financial  success  over 
the  long  teim^  Ihe  feasibility  of  iiigh-rise  industrial  buildings  Jsas  been  a 
natter  of  interest  to  develojjersj  tirban  renewal  authorities,  and  tixe  financing 
institutions  of  several  cities;  accordingly,  we  were  happy  to  review  with  you 
tiie  particular  prospects  as  tliey  might  exist  in  the  Greater  Boston  area. 

You  have  indicated  to  us  tliat  the  proposed  buildings,  five  in 
nuniber  and  six  stories  highj  would  probably  require  a  gross  rent  of  $2o50 
per  square  foot  and  we  believe  this  estimate  to  be  approximately  correct o 
The  question  then  becomes  w^iether  or  not  property  of  this  nature  can  be  rented 
to  tenants  in  large  aniotsits  in  the  City  of  Boston,  and  whether  or  not 
financial  institutions  x^juld  be  itfilling  to  participate  in  the  project? 

As  to  the  first  issue,  it  would  be  our  opinion  that  very  few,  if 
any,  businesses  could  be  fbond  vAidi  would  be  willing  and  able  to  pay  a 
gross  rent  of  $2cS0  for  space  in  the  South  End  Industrial  Parko  A  great  asiount 
of  upper  floor  space  is  now  for  rent  in  older  nail ti» tenant,  multi-storied 
properties  in  the  (heater  Boston  area  xdtli  gross  rents  between  $o35  and  $o75 
per  scfjare  foot* 

While  admittedly  the  properties  involved  at  these  lower  rents  are  not 
of  n»dem  constriction  and  design,  it  is,  nevertheless,  difficult  to  conclude 
that  a  prospective  tenant  would  be  willing  to  pay  ^nt  four  or  five  tiroes 
greater  merely  to  obtain  a  ?nore  myd&m  facility.  The  advantages  of  the  proposed 
park  sin^jly  ars  not  sufficient  to  warrant,  frora  the  tenant's  point  of  view^ 
paying  $2.50  instead  of  $o35  to  $o75  per  square  foot.  Tenants  v;ho  occupy 
tte  older,  lower-rent  structures  are  for  tlie  most  part  unable  to  absorb  such 
a  dramatic  rent  increase  and  are  businesses  whose  very  economics  are  founded 
}3pon  the  ability  to  operate  in  a  loi!?»rent  locationo 

In  the  City  of  Bost<Mi,  even  first  floor  manufacturing  space  is 
available  today  at  $lcOO  to  $lo50  per  square  foot  in  older  buildings  and 
since  there  are  no  advantages  to  a  tenant  in  JDOVing  into  the  upper  floors  of 
a  roulti^story  building g  we  see  no  reason  for  a  firm,  whose  operation  might 
require  first  floor  space ^  to  be  attracted  to  a  j^w  inalti-story  building 
vdth  a  higher  rente 
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COPY 
^EW  ENGLAND  ^iERalAI^rrS  NATIONAL  BA^S( 

MTo  David  H.  Bradley  =2-  January  21 »  1966 

Business  firms  located  in  the  industrial  park  on  lloute  128  are 
not  likely  to  be  attracted  to  the  high-rise  facilities  for  they  have  chosen 
to  be  located  on  the  outskirts  to  avoid  the  disadvantages  of  a  (tovmtown 
location,  specif ically,  ccHigestionj,  unattractive  surroundings p  noise ^  etc, 
VJhile  tlie  gross  rent  to  th^se  firnis  may  be  approximately  the  san«  in  the 
hi^-rise  property  as  in  the  industrial  parks,  the  firtns  have  already  made 
the  decision  that  ti:iey  are  willing  to  forego  the  advsntages  of  a  centralized 
location  in  exchange  for,  to  them,  the  specific  advantages  and  attractive^ 
ness  of  the  typical  si&urb£m  industrial  park.  Accordingly,  we  fiiKi  it  very 
difficult  indeed  to  conceive  of  any  firm  wliich  v;ould  be  willing  to  occupy 
the  proposed  hi]^-rise  properties  on  a  long  terra  basis » 

As  to  financing  of  the  projects  by  institutional  lenders,  v^e  believe 
the  difficulty,  or  even  the  inpossibilityp  of  obtaining  lease  coBanitments 
after  its  aanpli^tion  is  so  serious  as  to  preclude  the  possibility  of  obtaining 
institutioi^  financing  except,  of  course j,  as  leases  may  be  signed  in  advance 
of  constn8:tion;  as  we  liave  noted,  we  think  it  unlikely  that  many  SJich  long 
term  tenants  can  be  foundo 


I  do  not  know  wliether  you  'would  agree  with  our  conclusions  ^ 
for  our  part,  v©  do  sincerely  believe  that  the  project  would  TOt  be 
successful c 

Very  truly  yours, 

Robert  S,  Swain,  Jn       hi 

Ibbert  So  Swain,  Jr^ 
Assistant  Vice  President 
RSStjsm 


but. 
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RYAM,  ELLIOTT  and  CaWANYj  INCo 

140  Federal  Street ,  Boston  10 9  Masssdiusetts 

February  16 ^  1966 

MTc  David  Bradley 
L.  Davenport  Boyd  Ince 
426  Boston  Post  Road 
Weston,  N^sachusetts 

Dear  I^ve: 

The  following  spaces  have  been  offered  in  the  Boston  area.  They  are 
for  the  most  part^  one  floors  industrial  spaces  in  multiple  tenant  build- 
ings and  the  rentals  quoted  incliKle  taxes  and  heato 

Fargo  Bmlding  °  451  D  Street  p  South  Boston 

24,000  square  feet  per  floor 
$0e70  to  $0a85  per  square  foot 

1360  Congnonwealth  Ayemts,  Allston 

21,000  square  feet,  second  floor 
SlolO  per  square  foot 

IQOO  Washington  Street,  (New  Yoiit  Street  area) 

20,000  square  feet  per  floor 

$le2S  per  square  foot  -  wtole  floor 

Psty  space  in  the  $0,50  square  ft»t  range  would  be  older  aud  not  a«rpara«= 
blej  Space  in  the  llcSO  to  $2^00  range  iijoi^d  bs  ri^w^  Mith  oi^s-story^  on 
its  own  land  or  \dth  considerable  air  conditioned  office  space.  Thus,  the 
ran?e  we  are  talking  about  runs  $0,75  to  $1,25  per  square  foot  for  existing 
propertyo 


1  hope  this  is  lielpfulc 


Very  sincerely, 

Gra&me  /s/ 

Graeme  Elliott 


GEsga 
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HIE  FII^T  NATIONAL  BANK  OF  BC^TON 
BostoHj  Massachusetts  02106 


William  F»  Keesler 

Senior  Vice  President 


January  13,  196S 


NfiTo  Wo  Qiester  Broi^ej  President 
Wo  Chester  Browne  §  Associates  j,  Inc 
122»128  Arlin:|ton  Street 
Boston,  Massachusetts  02116 

Dear  Mto  Browne: 

Sotds  time  ago^  you  sent  me  a  sunsnary  of  a  feasibility  study  on  project 
#73962  for  the  B<,RoA,  This  relates  mainly  to  tlie  market  for  miilti* 
storied  light  manufacturing  buildings  tliat  miglit  be  developed  in  the  City 
of  Boston 0  I  apologize  for  not  having  replied  earlier  but  due  to  travel 
schedules  I  have  really  not  had  sufficient  tiine  to  give  the  matter  the 
thou^t  to  which  it  is  entitiede  As  you  requested ^  I  am  noitf  enclosing  the 
questionnaire  answered  to  the  best  of  my  ability  based  on  the  information 
fumishedo  I  think  the  major  factors  are  price  per  square  foot  for  the 
tenant  and  parking  space  for  employees.  We  do  have  instances  in  Boston 
v;here  there  is  upper  floor  space  in  pretty  good  buildings  tliat  can  be 
rented  for  considerably  leas  than  tl^  $2c  25  per  scpare  foot  mentioned  in 
the  sttmraaryo  In  scsne  of  these  cases  ^  one  of  the  major  problons  is  tliat 
tJiere  is  not  sufficient  parking  space  for  ea^loyeeso  In  spite  of  mass 
transportation,  it  seems  that  srare  and  more  en^iloyees  are  traveling  to  their 
vork  by  car  and  I  have  felt  that  we  are  airaost  reaching  the  tiros  when  parking 
is  almost  as  necessary  ^  in  connection  with  an  industrial  building j,  as  it  is 
for  a  si^rsEai^eto  Ifeless  the  space  therefor  is  created  •j^tere  land  is 
pretty  cheap  and  taxes  are  low^  the  overfall  cost  to  the  tenant  is  too 
high-priced  per  square  foot. 

Thank  you  for  sending  to  ms  the  smmiary  and  I  hope  tlie  above  and  my  answers 
to  the  questionnaire  will  be  of  sone  aid  to  your  consideration  of  the  problemo 

Sincerely  yours 

Wo  Keesler        /s/ 

Senior  Vice  President 


23 


COPY 

GREATER  BOSTON 
Chamber  o£  Commerce 

125  High  Stcj  Bostong  hfess« 

December  14 p  1964 

Mre  W,  Chester  Browne j  President 
Chester  Browne  and  Associates  j  InCo 
122-128  Arlington  Street 
Boston,  Nfessachijsetts 

Dear  MTo  Browne: 

I  appreciate  this  opportimity  to  comment  and  answer  the  questionnaire 
on  the  feasibility  study  sttoitted  to  the  Greater  Boston  Chamber  of 
GoiRaerceo 

Since  the  advent  of  urban  renewal  in  Boston^  the  Chamber*  s  ecoaoraic 
grofrtli  and  industrial  d!eve:iopii»nt  prograjns  have  been  concerned  about  the 
lade  of  attention  given  to  the  industrial  location  needs  of  the  City^ 
During  the  same  period ^  industry  has  been  displaced  by  the  Central  Artery, 
the  GbversHient  Center,  the  Massachusetts  Tun^ike  Extension  and  the  soon- 
tcbe  Waterfront  Redevelopment  progranic  I^bre  of  the  same  is  indicated  for 
the  future  vdth  the  Central  Business  District  projects  This  situation  has 
thwarted  the  industrial  gr»3trth  in  the  Core  City. 

Another  interesting  oljservation  is  Uiat,  in  terms  of  numbers  of 
electronic  and  research  and  development  cojnpanies,  Boston  and  (Cambridge 
can  claim  the  majority  versus  the  cities  and  towns  adjacent  to  route  i28o 
These  OTiEpariies  need  space  to  move  into  and  grow  in  the  futupg,  otherwise 
they  will  seek  industrial  park  space  outside  these  two  cities » 

During  tlie  past  few  years »  srane  tliought  has  been  given  to  construct 
industrial  and  conimercial  facilities  for  specific  activities  such  as:  a 
graphic  arts  center,  and  a  science  center^  In  eacli  center,  sp3ciai  services 
would  be  offered  to  the  ccm|>anies  to  attract  them  to  sudi  centers  <,  These 
particular  industries  are  currently  spread  around  in  varioiis  locations  which 
are  tdthin  the  City.  Ihis  idea  has  many  merits » 

The  Research  and  Developnent  Department  of  the  Chamber  has  had  a 
nunber  of  industrial  location  situations  where  the  company  involved  i\rould 
prefer  to  remain  in  the  city,  but  no  suitable  facilities  tvere  available. 

It  is  interesting  to  note  tliat  Caidsridge  has  set  aside  a  14»acre  tract 
as  a  part  of  the  NASA  Center  -»=  Kendall  Square  urban  renewal  siteo  The 
Boston  Redevelo]xnent  Authority  should  follow  a  similar  plan  where  feasible o 
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MTo  W.  Chester  Browne,  President- *•  2 
December  14 »  1964 


I  have  taken  the  liberty  of  enclosing  a  departnent  brochure  describing 
the  Chaaber's  industrial  developnent  progran.     In  the  conduct  o£  the  program^ 
the  Industrial  Affairs  Gonsnittee  contacts  50  conpanies  per  niontli  regarding 
their  individual  needs «    f-tost  o£  the  opinioiis  expressed  are  tlie  result  of 
tliese  interviews  (kiring  this  year* 

At  this  tiroe^  the  Chamljer  is  very  interested  in  the  probleins  of  Boston 
and  his  holding  discussions  witli  City  officials  on  this  subjects    This 
proposal  certainly  has  significant  insrit  and  both  the  Boston  Fe development 
Authority  and  Vh  Chester  Brtjime  and  Associates  g  Inco  are  to  be  con^limented 
for  this  work  a 

Sincerely, 

Thomas  Lo  ffcGrath  /s/ 

TLM'hc  Thomas  L,  ^JcGrathJ  Manager 

Enclosures  Research  and  Dsvelojanent  Department 
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INTERVIS'JS  .\ND  SMvlARf  OPINIONS 

It  is  interesting  to  note  that  oxsr  own  personal  opinion  at  tlie 
start  o£  this  report  was  quite  in  fawr  of  tlxe  practicality  of  this  programo 
It  seened  not  only  practical  but  qiiite  necessary  if  we  are  to  bring  industry 
closer  to  the  Mtban  core^  ^bre  intense  use  of  land  would  be  absolutely 
essential D  The  more  people  we  consulted,  however,  tJie  more  v&  recognized 
the  iinpracticality  in  teras  of  ooste  Perhaps  rather  than  impracticsl  p  it 
is  nore  prematurec  The  day  \dll  con®  soms  time  ^^n  shortage  of  supply  of 
gpod  land  and  demand  for  this  type  of  location  idll  force  users  to  support 
these  prices.  At  the  moment  thoi^h,  tivere  is  uaaniB£>us  feeling  that  rents 
of  $2e25  to  $2oS0  per  square  foot  cannot  be  obtained  and  that  it  v«ould  only 
serve  to  continue  to  £c>rce  industry  to  the  subuibs. 

Other  than  these  interviews  and  letters  specifically  included  in 
this  report,  the  following  prominent  authorities  were  consulted: 

Mark  ^Vheeler,  President,  New  Sigland  Merchants  i-iational  Bank 

Everett  Pope^  President,  Itorkingmens  Cb«*operative  Bank 

Cferald  Wo  Blekeleyo  President^  Cabot,  Cabot  %  Forbes  COo 

Thomas  Iforan,  President,  ^feredith  §  Grew 

Charles  lU   Spaulding,  Exeoative  Vice  President,  Cabot „  Cabot  § 

Forbes  Cbo 

King  l^ton,  Src ,  Vice  President,  First  National  Bank  of  Boston 

Arthur  Lo  ^b£eley,  Jr* ,  Industrial  Broker 

Mm  I^an,  %an,  Elliott  §  Coo,  Inc* 

William  Cougldin,  Ryan,  Elliott  §  Co, ,  Inco 

John  Phillips,  Vice  President,  Eastern  Gas  ^  Rjel 

Thomas  (^lligan.  Executive  Vice  President,  Boston  Edison  Coo 
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Sydney  Itearig  former  Vice  Presidents,  Nsi^f  England  I»!utual 

Life  Insurance  Co» 


Hie  sunsmaiy  opinion  of  this  distinguished  list  is  that  although 
this  is  a  vronderful  ctmcept  the  key  is  price  per  square  footp  and  that 
rents  in  the  range  necessary  to  stgoport  those  costs  are  not  obtainable c 
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